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Forerrord

Thls aaaLysts has been prepared for the assistance
and guldance of the Department of Housing and Urban
Developnent in its operatlons. The factual infor-
matioa, findlngs, and conclusions may be useful also
to bullders, mortgagees, and others concerned with
local houslng problems and trends. The analysis
does not purport to make determlnatlons with respect
to the acceptabillty of any partlcutar mortgage in-
aurance proposals that urery be under consideratj-on ln
the subJect locality.

The factual framework for this analysi-s was devel-
oped by the Economlc and Market Analysls DivisLon
as thoroughly as possible on the basis of informa-
tlon available on the "as of" date from both local
and natlonal sources. il lourse, estimates and
Judgnents mi:de on the bar,-s of information avail-
able on the "as oftt date may be modifled consider-
ably by subsequent market developments.

The prospectlve denand or occupancy potentlals ex-
pressed ln the analysis are based upon an evalua-
tlon of the factors available on the "as of" date.
They cannot be construed as forecasts of buil-ding
activity; rather, they express the prospective
houslng productlon whlch would maintain a reason-
able balance in demand-supply relationships under
condltlons analyzed for the "as of" date.

Department of Housing and Urban Development
Federal Houslng Admlnlstratlon

Economic and Market Analysis Division
Washlngton, D. C.



FHA EOUSING MARKET AI{ALYSIS - SA].I FRAT.ICISCO CALIFORNIA
AS OF NOVE}IBER 1-. 1971

The San Franclsco, Callfornla, Houslng Market Area (H!'lA) is deflned

to lnclude the countles of ALamedar Contra Costa, Marin, San Mateo, and

San Franclsco. San Franclsco County is coextenslve wlth San Francisco

Clty. Thls area also constitutes the San Francj-sco-Oakland Standard

lletropolltan Statlstlcal Area (SMSA) as defined by the U. S. Offlce of

Uanageuent And Budget. The populatlon of the HMA was estlmated at

311651000 persona as of November 1971. In addition to the central citles

of San Franclsco and Oakland, there are several- other large citles ln the

area, Alarneda, BerkeLey, Ha;nrard, Fremont, San Mateo, San Leandro, and

Rlchnond.

The near-term future outl-ook for the San Francisco area is for a

gradual lmprovement over the current adverse economic situation. Ilowevert
populatlon and household grolf,th rates, particularly during L972, w111 be
,.rlt tonr.r than those of the Past Ewo decades and a reduced demand for
addltional oonsubeldized housing is anticipated as a result. The renter
vacancy rate in the HMA has increased moderately from that reported in
the 1970 Census and, because of the large number of units under construc-
tlon aud lu plannlng, lt is anticipated that the l-evel of vacancies,
partlcularly ln the rental lnventory, will lncrease throughout most of
the Ewo-year forecast perlod. At the same time, the need for housing
produced under farlous subsldy progrtlms will- continue becauee of the
comparatlvely large number of 1or- and moderate-income farnll-ies who are
housed lnadequately ln the area at the present time.

Anticlpated Eousinc Demand

Based oD current houslng narket condltlons and on anticiPated popula-
tion and hog.}ehold grorth trends ln response to employment oPPortunities'
lt ls Judged that t'here w111 be a deuand for 25,000 nero nonsdbsidlzed
tmlts aonually ln the EI{A durlng the next two years, and that the most
favorable mnrkot balance would be achleved lf 10,600 units were supplied
as salee houelng, 131400 units as rental houslng, and 1'000 units as

Eoblle hme. Dlstrlbutlons of the nonsubsldLzed sales demand by price
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raBge and the rental demrnd by unit size and nonthly gross reat are shorrn
in tables I and II. A quantitative distrlbution of ghg esSim'ted anngal
denand ln each of the najor HllA subnarket areas is shcrn in the follcrring
table.

E8t{rnated Annual Demand for l{s Nonsubsidized Eousing
San Francleco. Callfornla Housing l{arket Area

l{6verarrsl f 1971 to Noveder 1 L973

Sale-s
units

Bental
rrni 35

l{obi1e
hmes TotalArea

A'larneda Cormt5r
Contra Costa Couoty
Uarln Cormty
Sao Francisco County
San llateo Cormty

EIA total

4,80O
3,4OO

950
100

4,8O0
3,500

800
1,000
3.3(X)

13,4O0

200
500
100
50

150
1,0o0

9,900
7,4OO
1,850
1,15O
4-800

25,OOO
1.350

10,600

The proJected level of donrand for nonsubsidized housing units during
the 1971 to 1973 period is above the leveL of nen construction between
1966 and 1970, but ls well below the nu6er of units authorized by build-
lag permlts lD L971. There we-e a steady increase in vacancy in the HHA
during the flrst half of the 1960 decade because of the high volume of
resldential building actlvlEy. Conversely, the volume of residential
cooatructlon durlng the latter half of the 1960rs nas less than the high
rate of household grcnth, and as a result there was a decline in vacancy
during that Perlod--a greater decllne than a comparisou of 19GO and 1970
vacFncy data would lndlcate because of the rise in vacancies until 1955
or 1966. rt appears 1lkely, however, that as mrny as 361000 to 371000
ner nongubeLdLzed houslng unlts wLl1 have been authorized, by building per-nlts ln the El{A by the end of L97L, nearlSr double the 1959 roral. Because
of this, the estlmate of demand for nonsubsidized housing is well below
the nuder of units expected to be completed during 1971 and 1972. Because
the level of population and household grorrth during the forecast period is
not expected to be sufficient to absorb the large number of nonsubsi,dizedunlts currently under construction and in planning, an increase in vacancyin the HllA throughout most of the forecast period can be anticipated.

There are three additlonal factors which must be considered in an
evaltratiou of current and prospectlve housing conditions in the HI'{l{. First,
in an area as complex and dlverslfled as San Franclsco, comparati-ve growth
Ln the submarket areas depends, Ln part, upon job opportunities in specific
areaa, and can also be greatly influenced by changes in zoning, the
adequacy and availablllty of mortgage financing, or developments in trans-
Portation. In this regard, the completion of the Bay Area Rapid Transit
(BART) system 7n L972 will have a profound effect on future economic grqrth
patterns in the tnetropolltan area. The systen will permit a greater
tnobtllty of the work force and more flexible patterns of residential and
comercial developtnent. Second, the increase in the volume of moderate-
prlced sales units, most of which are in Planned Unit Developments (pUD)
EiSDt sel1 alter the quantltative dlstribution of sales and iental unitsshan ln the preceding table. An increase in the availability of these
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udta utght well lnduce nany current and prospective renter famllies topurchase oew houelng. Date are avallable that lndlcate that over three-fourths of the hoebuyers ln PIIDta were f6rner rentera. Thr.rs, ao increaseln the nr.der of sales unlts bul1t ln planned devel-opnenta like1y wtllresult ln an lncrease ln the ntrmber of salee units and a concurrent declineln the ntder of rental unlts whlch coul-d be narketed euccegeful-ly ln the
San Francleco area durlng L972 and, Lg73. As a reeul-t, the delineation ofthe quantltatlve demand by sub-area shouLd be regarded as a tentatlve esti-mate ooly, eubJect to changes ln the aforementloned factors whlch couldr"at_erlally change the subnarket dletrlbution, even though the total denandErgtlt rmaln unchanged. A thlrd factor to conslder ls th" l-..g. ntrober ofDultlfaDlly units ln the HMA currently under construction or in plannlng.
Because of the more moderate rate of Lrnpl-oynent and population grorthe4ected durlng the next two years, the abiorptlon of new unlts comlng onthe narket ehoul-d be ratched carefully and, ii appropriate, the rental
deuand should be adJusted dcnrnward in "p."ifi" submarket areas until in-provement ln the market ls noted. Finally, it is important to note thatthe estinatee ehown above are not predictions of shoit-run constructionactlvlty. Ihey are intended to lndicate appropriate levels of new con-structl'ou that rcould, glven the economrc, alnolraphlc, and housing factorsdlacuseed ln thle report, malntaln 

"n "piroxlmlte bal-ance between demand
and supply ln the area durlng L972 ana fiZg.

Pot lal- for SubeldL zed Housing

Federal aaalstance in flnancing costs for new housi-ng for lorr- ormoderate-lncorne fam{l-les may be obtained through a number of differentprogralu admlnlstered by HIID: Tglgll renr supplemenrs in renral proj-ects flnanced under settion 22L(d)(3'); parti"i'pryr.nr of interesr on
home mortgages lnsured under sectlon 235! parttal interest payment on
Project mortgages insured under Sectlon 236; and assistance tt localhouslng authorltles for public lor-rent housing. Monthly rent supplenentsalso can be provlded for a llnited number of units in rental projects
insured under the provlsi_ons of Sectior- 236.

I'or each Programr the estimated occupancy potential is designed to deter-mine (1) the number of faml-lies and individuals who can be served underthe program and (2) the proportion of these households that can reasonablybe expected to seek new subsldized housing during the forecast perlod.
Honsehold el-lgibllity for the secti on 235 and secri on 236 progrars isdetermlned prlnarlly by evldence that household or family ir,.o*" is be1cryestablished ll-mits, but is sufficient to pay the minimum rent or monthly
payment achlevabLe for the specified program. rnsofar as low-rent public
housing or rent-supplement accommodatlons are concerned, all families andindlvLduals w'lth lncome below the income limit are assumed to be eligible.There may also be other requirements for eligibility such as the require-
ment that current Ilving accoumodations be substandard for families orlndlviduals to be eliglble to receive rent supplements. Soue families
nay be alternatlvely eligible for assistance under one or more of these
progr€mla or under other prograns utilizlng federal, state or 1ocalasslstance. In the San Franclsco HI'IA, the total occupancy potential forfederally-assisted housing is estimated to be 10r500 units annuattydurlng the Novenber 1971 to November 1973 forecast period. As shown intable III, the total occupancy potentlal approximates the srrm sf the poten-tials for los-rent p,b1lc housing and Sectiin 236 Lousing. Future
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ptepcnls rmder thase progros should trke into accqmt au5r intervening
qryrovals under otier federal, state, or 1ocal prograrc rihich serrre the
s* frrllles and rndfirlduals.

;*Immr"x*,'"X.ffi .r# tr"fl:l,iTm;"*i .
aod on fr.cc lfi.ts currently Ln effect. They hsve been calculated
to refl-ect algo ffig estln ted absorptlon capaclty of the oartet in vir
of the curr€ot rnd prcpectlve econml.c and houslug conditions. In
addl-tl,on, the srrccessful attairnent of the potentials nay ve11 depend
ulxn constrrrctLon ln sultable, acceoslble locati-ons, as well as a dis-
tributlon of rents aad sales prlces over the cqllete range attainable
for oo hqrslng rmder the speclfied progras.

Sect1on 235 ed lfli fsgslne. Assi.sted housing for house
holds vl.th l-a to uoderate Lncres througfo partial payrent of interest
on hor aod project Dortgages can be provided under the prorisions of
either SectLm 235 (sales houslng) or Section 236 (rental housing).
tte Sectl.m 2% prqrlr also cmtaios provisLons for rmits for elderly
cu4lles ad lndlvlduals. Utiliz{ng regular incre lirri3s, it i.s esti-
rated that lihere ls an annsal (rccr4r:mc5r potentlal for a total of 2r95O
rml.ts rmder elther Sectim 235, Sectl-on 236, or a cmbinatlon of ttre
tso progrrc. In addltl-om, tlere 1s a potential for about lr750 units
of Sectim 2% rqtal- houslng for elderly couples and indi'ridual-s
annrnl-ly &rlng the tweyear forecast period.

- To date, actiwity under Sectlon 235 has been confined primarily to
Afare6s and Gontra Costa Gountres. As of Novefrer L97L, the San Francisco
EIID Area Offl-ce had lssued approrlmately 5Z) cmitnents for the construc-
tion of ns rmLts llkely to be insured under Section 235, of Ehich all but
10 sere for rmtts located in the tso aforementioned are:rs. A total of
125 ne rrn{gs had been insured under Section 235 as of July 1, 1971, the
latest date for whlch data were available. Of thege, 30 had been insured
ln 197O and 95 unlts in the flrst slx nonths of L97L. Under the Section
236, Sectlon 221(d)(3) B[.IIR, and Sectlon 2O2 progrars, aPProximately 5,900
rmits had been cmpleted ln the El{A as of Noveder L971, and approximately
1,8(X) rrn{fg (lqcluding 475 rmits for the elderly) were under construction
at that t{ne.-Il To date, approx{meteLy 45 percent of the units have been
built ln Alamda Cormty, 30 percent in San Francisco, and 20 percent in
Gontra Coate County. Of the unlts under construction, about one-third of
the total (60O unlts) are ln Alaeda County and one-third in San Francisco.
The vacancTr rate ln the proJecte already coupleted is less than 2.0 Percent
at present. Ihrring the next year, the conpletion of the Lr325 Section 236

Becanrse of sLnil-ar f..ily slze and lncome requirements' most of the
fm{ lies and el-derly households ellgible f or housing produced under
Sectlon 221(d) (3) B0{IR and Section 2O2 also are eIlglble for housing
pt'oduced under SectLoo 235 and Section 236. Ihe Section 2O2 Program
for ttre el-der1y has been phased out, and applicatlsns for projects to
accmodate_ lcrr- to moderatelncome elderly famillss and individuals
11(ar are processed under Sectioa 236. The Section 221(d) (3) BUIR pro-
gru also ls being phased out, and the completion of a 32-unit project
currently under constructlon w111 complete that progrm in the Sau
Fraaclsco metropolitao area.
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unltg for fnm{llee currently under constructlon, plus antlclpated Section
235 actlvlty, ehould accot'-odate roughly two-thlrds of the ssflmatsfl
annual occupdrcy potentlal for euch houslng. However, the 475 Sectlon 235
uolte currently under constructLon for the elderly wll-L accmodate only
about a fourth of the potentlal for the elderly under thls program (see
table III).

Publlc Horrc{aq sn6 t-Supplenent Prograns . These programs serve
fail{}fsa ln eeeantlally the saue l-os-income group. The principal differ-
eoces arlge frm the manner ln whlch net incme is computed for each
program and frm other ellglbtllty requlretrents. For the San Francisco
E[A, the anual occupancy potential for public lou-rent housing is estL-
oated to be 21950 unl.ts for fmllies and 4r2OO unlts for the elderly, a
total of 71150 uaits. Only a 1ltt1e more than five percent of the
fo,nllles ellglble for pubLlc housing are el-lgible for Sectlon 235 or
Sectlon 236 houslng, but over 25 percent of the elderly famLlies and
lndivlduale ellglble for publlc housing a1-so qualify under Sectlon 236.
Under the reot-eupplenent program, the potential for famllles wouLd be
about 750 uolts or 25 percent of the flgure sholrn above, but the el-derly
narket would reualn unchanged.

Ae of Novet'her L97L, there were approxluately 191100 low-rent publ-ic
honsing unlts uoder nanagement ln the HIIA, lncluding 31025 unlts desl-gned
for elderly occupancy and 61700 unlts of leased houslng, An additlonal
Lr975 unlts, lncludlng 575 for the e1-derly, were under construction ln
Noveder 1971. Construction as yet has not started on another Lr425
wrlts whldr ane under an annuaL contrlbutlon contract (ACC). The inven-
tory of reot-supplement accomodatlons ln November 1-971 was only 315
rmltsr_!lus an addltloaal 32 unlts stll1 under construction. Nearly 40
percent of the Lo-rent public hor:slng units ln ttfe }il(l{, at the present
tLrc are ln San Franclsco and 30 percent are in Alameda.County. 0f the
11975 tmlts under conatruction, about two-thlrds are ln Alameda Cdunty
and about one-fourth are ln San Franclsco.

As indlcated ln the precedlng su'r-aries, the nuuber of subsidized
hotrsiog traits under construction and ln deve1opnent does not, for most
progr@r"approach the estiaated annual occupancy potentials shfim in
table III. There are extensive waitlng I-lsts for admlssion to pubJ-lc
housing ia the HlfA (over 141000 familles and individuals at present)
and unlts receatly provlded under Section 235, Sectlon 236 and the public
houslng and rent-suppl-ement programs have been absorbed very rapidly.
Therefore, despite lndlcatlons that the nonsubsidlzed segment of the
houslng oarket nay become over-bullt during the next trro years, it 1s

Judged that there exlsts at the present tlme a large unmet need for addl-
tlonal unlts to acconmodate lcnr- and moderate-lncome families, especially
elderly couples and indlvidual-s and l-ow-lncome famllles ellgibIe for
publlc houslng or rent-supplement acconmodatlons.

lhe Sales Market

Iu the first half of the 1960 decade, the vol-ume of si.ngle-fanil-y
conatructlou in the HIIA was slightly ln excess of demand, resultlng in a
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lodcrate overaqrply of sales trousfng. Durlag the latter half of the 1960rs
{sclln{ng kvets of ner constrrrctL6p gnd a hl-gfuer rate of populatim grrth
ln reeponse to Locreaaed Jd opportrmr.tles led to ,n iqlrovsnt ln the
srlca rarlet througftotrt the Sau Franclsco area. The excees supply of hogs-
lag vae cqlctely abeotted, as reflected by a sales vaciarrcy rate In theHr of mly 0.9 P€rcent at the t{re of tie I97O Cpn*us. Slnce Aprfl 1971,tl'e sqrply otf vacmt rrn{ig avaflnhfs for sale heq lncreased by about 4(X),
but the vacaacy rate reralns ,raqlhanged. Withln tfog HHA, the sales yacancy
rate clEreotly b hrghgag fu Akre{s and liarin Cormtles (1.1 percent) and
laegt l.n So FraacLeco (O.7).

I}espite 4 {ssl{nlng rate of household gflrtft, nost sales rraits built
ln tb tr 1a the last year or so have been satisfaetorily absorbed. Itris
is becase the nrder of area f--ilLes flnaneiaJ-ly able to prrchase ner
houalng ha lncreased recently becauee of an increase in the srrpply of
Drtgage fuds for hoe ftnaacing, a rnoderate decllne in interest rate-q,
d an l-ncrease Ln the srrypIy of noderately-prlced hres. The strength ofrhc rbt ls reflected i-D survey data cqllled by the San Francisco EIII)
Area Offlce. ltese surveya, shich are conducted in January of each year,
cover aridtrr&llons i-n Bhich flve or more houses yere cqrleted in the
precedlng trrelve 16ratlrn. A coparison of buildtng pemit data sith the
mder of rmlts Lncluded in the three most reoent srrveys indicates that
rougftly three-forrrhs of all rmlts corpleted during 11168, 1959, and 197O
rere srrveyed. tte January 197I- survey covered over 15O subdLrrislons in
thich 71525 troee had been coqrleted, iocltrdlng 3,375 rmits sold before
cortstnrctlon ras started and 41150 rmits built speculatively. of the
horses bul-lt speculatlvely, about 650 (16 percent) vere unsold in January
L97L. In cqarieon, over 1rL25 houses, or 24 percent of the units cor
atructed on a epeculative basls in 1969, sere unsold in Jaouary 1970.
lte tmlts reported rmsold ln January 1971 accormted for less ttran niue
Perceot of all rmlts surnreyed, while the 11125 units unsold in January 197O
cryrlsed Dearly 14 percent of all- rmits surneyed. Perhaps the most inter-
estlng developreDt in the Sao Francisco sales market has been the recent
iacrea^ae Ln t.he ntder of nr, moderately-prlced hmes. fire January 197L
rmsold l-uveutor5r reported that apprs*lmagsly 2r7OO (36 percent) of all the
rmits coqrleted were priced belo $25rO00, coupared with L,825 (22 percenr)
of the rmlts butlt ln 1969.

In recatt years, most new singls-famfly construction in the HlfA has
taken place in the East Bay area, narnely, Alameda and Contra Costa Connties.
In these areas, slaglefenlly construction i.s most feasible because of the
@otnt of land available for devel-opment and because of somerrtrat lower land
acq.lsttloo cogt. In Alameda Connt5r, most of the higher-priced units
($3O'OOO and over) are belng constructed in the PLeasanton and Liveruore
areaa, rrtereas the Fremont area accounts for most of the nes construction
in the $20rfi)O to $30,OOO price ran8e. llost of the speculative construc-
tlon ln the county is ln the Fremont area because nany builders anticipate
that the coqrletl.on of the Bay Area Rapid Transit systen in nid-1972 rTLL
result ia the mlgration of many persons to the area. Ttre southern terminal
of the BART ll.ne Ls in the city of Fremoat. In Coatra Costa County, the
greatest Proportlon cif uni.ts priced at $301000 and above are being built
ln rmlncorporated areas, principally the south central portion of the
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county. Ttre preponderance of Lor- and moderately-priced units ($12,500 to
$251000) are being bullt ln the Wal-nut Creek-Pleasant Hllls-Concord area
eastward to Pittaburg and Antioch. As Ln Alangda County, there is
conelderable cpeculatlve conatructlon Ln the llalnut Creek area in anticipa-
tlon of the copLetlon of the BART systemfnext year. Construction activity
ln llarlu Connty accounta for only a snall portlon of the HI'IA total because
the topography 11nlts the anount of Land avallabl-e for development. Rela-
tlve to the totel conatructlon volume, a greater proportion of higher-
prlced housee ls constructed ln Marin County than in any other subnarket.
Moet of the hlgher-prlced unlts ln Marln County ($351000 and above) are
belng constructed ln the Novato and San Rafael areas. There are, also,
a lfunlted nuuber of new units in these areas prlced between $251000 and
$351000. There are for, lf any, tract developments in Marln County at the

-preaeut tlne which have units priced belos $251000. In San Mateo County,
most of the unlts priced above $351000 are belng constructed in San llateo,
Pacifl-ca, and Foster Clty, and most of the new construction in the $251000
to $3Sr000 price rErnge is taking pJ-aee in Foster City and Dale City. In
San Franclsco, single-faml1y constructlon has decl-lned to a nominal leve1
because extremely high land costs make lt uneconomlc to develop lcr-density
housing. llost of the nsr unlts that are completed se11 for more than
$35,ooo.

The Rental Market

There was a moderate excess supply of rental units in the HMA in the
nid-1960ts, but a decllning vol-r.rme of apartment constructi-on and a higher
rate of household grolrth resulted in a sharp decline in the rental vacancy
rate during the latter half of the 1960ts. The rental vacancy rate in
Aprl1 1970 was 4.6 percent, compared with a 6.i p"r".rt vacancy factor at
the tlne of the l-960 Census. Since L97O, however, the number of renter
vacancles in the HMA has increased by nearly 11700 units.

During the last year, rising unemployment and reduced levels of in-
uigration have adversely affected the Hl{A rental market, and the increased
production of rental accomodatlons has exceeded the absorptive capacity
of the market. In addltion, there are approximately 141000 multlfanily
units under constructlon in the HIIA at the present time. Because of these
factors, it ls e<pected that, given the projected lower rate of population
and household growth discussed elsenrhere in thls report, vacancy levels
have not yet peaked and can be expected to increase during the forecast
period.

Although the over-all renter vacancy rate in the HI"IA increased only
from 4.6 percent in April 1970 to 4.8 percent in November L97L, there are
certain geographlc sub-areas within the HI'IA where the supply of avallable
renEal- acco odatlons has lncreased sharply durlng the last year and can
be expected to lncrease still further because of the large number of
apartoents st111- rmder construction. The renter vacancy rate has increased
faster in Contra Costa County than in any other major submarket area. With-
ln the courty, the rate of multifamily construction in the trIalnut Creek-
Pleasant Hllls-Concord area has increased sharply during the past two years.
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tJado5ted.ly, urch of the ntr constructiotr hec $e€D in antic1pation of the
cqletlon of the nArrr srrst€n, rhlch has a terrinal in Concord. Eoll6n-
lng several delayo, the s5retel is scheduled to be operat1mal an L972.
Ag a result, a large mder of rm'lts had been cqrleted or yere rmder
costructlon 3i a ilre rten the San Fraoclsco econoq/ began to be affected
by the dmturn ln eryI-oymt. tte absorptlon rate of ns qrartrenta
al-ready has sloed, and tJre uartet situatl.(m crn be eqlected to yorsen ,c
rroi3s in as projects are coqlleted" In San liateo Gonnt5r, the increase
l-n reoter vacancles has not been as precipltous as in Gontra Costa Cormgr,
but ln addltl.on to several hrmdred rmits in the prarrnlng state, there are
ryprdrately 2r5fi) rrlttfr--rly tmrts currently rmder conatnrction, and
of theae, approrhately &) percent ril1 be noderate 60r hlglFaent units
to proJectg located in th€ San Brrmo €rrea. Ilithiln the other three rrjor
sdrartete, tlre vacancl/ sltgatisn has not changed as uch as in these tro
are.e8. In Sao Fraclsco, the volune of nonsubsldized alrartrent constnrc-
tion haa decll-Ded in recent years, and most of the aparllenf rrnifg
currently der constructlon are in either publLc la-rent horsing or FEA
Sectlon 236 proJects. In llarin Cormt5r, the nrder of renter vacancies
han lncrerocd alrghtly, but rmits in thls sub[arket are usual-ly absorbed
f'altly rqridly becanrse liarln Cormt5r hac 1fug highest amual rate of house
hold grath ln the EllA. Tlre nrder of rental vacancies also hae lngaersgfl
slrghtly ln Alaneda Gormt5r, but the renter va&urcy rate in Noveder 1971
(4.8 percent) Eaa the sile as in Aprll 1970. A nrder of aval.lable vacant
rmlts ia Alpreda County at the preaent flrne 3ss older substandard rmits in
the cLty sf Qatknd that are oo longer c@IDetitive. In the suburbrn areas
of Arareda Gormt5r, Doat Dtr rental units are beLng satlsfactorily absorbed,
althorgh there are lndications of a sJ.rdon in the rate at rhich ne units
are being abeorted ia the Eaynard area.

Typl-cally, ner units belng offered for rent in the f,HA are one and
tso-bedroon rrn'l 36 In garden and tmnhouse projects. Ttrere are a limited
nrder of efflclencies aval1ab1e, mostly in San Francisco, and very fr
nr threebedrom units. In the suburbrn areas of Alameda Count5r, monthly
shelter rents atart at about $150 to $175 for one-bedroom units and $175
to $200 for two-bedroou unlts. In Oakland, rents are a little higher at
about $15O for efflclencies, $175 to $200 for one-bedroom units, and $200
to $225 for two-bedrom unlts. In suburban Alaneda County, new apartment
conatructlon has been concentrated Ln the Livermore, Fremont, Almeda, and
Pleasanton areaa. In Contra Costa County, most new apartmeot construetion
is ln the l{a1nut Creek, Pleasant 8111s, and Concord areas. Average rents
in ne projects ln these areas, excludLag utillties, are about $150 for
oaebedrom nnlta, $t80 to $210 for two-bedrom units, and $265 for a
lfitrrted nrder of three-bedro@ units. I{lthin }Iarln County, renta in the
Dortberu part of the cor.rnty around Novato are smewhat lower than in the
soutlrern part becauae of lmer land costs. Uonthly shelter rents ln the
Norato "r"" 

jert€ frou $145 to $175 aod up for one-bedroom units and $165
to $210 rnd up for tso-bedrom units. In south Marin County (tne uitt
ValLey, Tlburon, and San Raphael areas) monthly rents in the nerer projects
start at sbout $225 for one-bedrom units and $255 for tso-bedroou units.
In Saa Frmc{rco, where rental ra4ges vary conslderably, especially in
h{8h-r18e atnrcturea, moothly rearts atart at about $t60 to $175 for effi-
c1enc1ee, $2fi) to $250 for one-bedroom unite and $250 to $35O for tro-



-9-

bedroom unlta. In San Mateo County, most new apartment construction is in
thc Seu Bruno area, and there are addltlonaL uults under conatruction in
Fogter Clty, Burllngame, aad PaclfLca. Grose uonthly rents ln San Bruno
1rng,€ fron $205 for efflclencles, $235 for one-bedroom unlts and $315 for
tro-bedroom unlte. In Paclflca and Burllngame, rnonthly rents in new pro-
Jecte under conatructlon raage from $195 for one-bedroom units up to $300
for trvo-bedroom units. In addltion, there are a nuober of projects under
conatructlon fur the Foster Clty area at nonthly rents sJ-ightly above those
la the Burllagame and Paclflca areas.

The l{arket for Eousinc ln Planned Unl-t Develoonents

As dlecuaeed ln tEe saLet-uarket-section of this report, there has
been a sharp lncrease in the number of new units bulIt ln the HllA which
are priced to sell for l-ess than $251000. An lncreasing proportion of the
unlts ln thie price range are being built in Planned Unit Developments
(PUD). In a PUD, a {egslty- 9f from 7 to 13 units per acre often ls
feaslble, whereas only 3 or 4 units per acre can be constructed in a typical
subdlvteion of slngle-f:nrn{ly detached houses. In additlon to being smaller
(typtcally two-bedroom), Lhe greater denslty affords some economies of site
development, and as a result, unlts in a PIID often can be built to seLl for
leas than most net detached homes. The January 1971- unsoJ-d lnventory
survey covered Lr325 unlts ln the HI"IA conpl-eted ln 1970 which were in PlIDrs
and an addltlona:.. 925 unlts whlch were under construction. The median sales
price of units completed ln PUD's ln 1970 was $241900, compared to a median
sales price of $281200 for a1l- other units enumerated at the time of the
survey. To date, PD actlvity i.n the HI'IA has been confined to Alameda,
Contra Costa, and San Mateo Countles.

The increase ln PUD activity ln the HI"IA has increased the supply of
moderately-prlced ner.r homes and has enabled some families to purchase new
unLts who had previously been unable to do so. Data available to date also
indicate that more than three-fourths of the buyers in PUD projects in the
San Francisco area were former renters rather than previous homeo\rners.
Moreover, an increase in PLID activity can be anticipated during the coming
years, because the nurnber of PIID applications filed wlth loca1 governmental
authorlties has increased sharply. Because of the likelihood of increased
PUD activity, the narketabillty of units ln these projects shoul-d be
monltored carefully because there already are indications that units in
some lower-prlced projects ln outlying locatlons are becoming vacant and
ava11able for rent and are competlng wLth units in conventional rental
proj ects .

Economlc. Demographic. and Housine Market Factors

The estlmated deqand for an average of 251000 new, nonsubsidized hous-
ing units in the San FrancLsco area during the November 1971 to November
1973 forecast period ls based on the fol1-owing findings and assumptions
regardlng economlc factors, lneome, demographic patterns, and trends in the
housing market.

Euploynent. A comblnatlon of several factors--the national economic
slowdorrn, Layoffs ln the aerospace industry, reduced levels of defense-
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teLated ap€odr,og, md atrlles ln the treaportatlm lndustry-have affectd
rrp Sao lrmclsco es(m(r!r adversely over the paat year or ao. f,ofarr yage
*r s.let, c+torrcDt lo the HrA dgsllned by 2rfrX) rorters beureen 11169 anil
I97O; thlr corl.rrei rrftU m average grfn, of 41r7OO oer Jds a year bet een
1965 tod D@, El average Lncrease of 4.Iperoent amually. gsaiinning the
ecmd.c dcntrrtl, rage z'rd salary eryIo5nent Eas 27,gOO 1rer dlgrng the
Eelveanth Pertd eodlng October 1971 tha &rriag the trelvercnth perid
eodlng Octder Urrc. Tablc IY shcs vort force, rmeryloyrent rnd eryrloI-
Ent trerda by lndustry tn the San Franclsco rfA slags llr55. hployf,ent
data avall^Sle for M71 euggest that the decll-ne in wage .nd salar;r eryloy-
-ot La the ffir betreen f97O ad 1971 g.ill be the largest yearly elp1qrent
decllre ln tte area sr.rce the recessiotr period of 1957 to 1958.

llmufacturLng eryloyreot in the rnrA declined by 7 r$Qg yorters betseen
1959 'nd 1970, d 6veraged 141600 less durlng the tselvenonth period en&
rqg Octcter 1971 thm drrfng the ccqrarable period anrllng in Oetder U)7O.
It ts lnteteatfot to Dote that rith one crxception, €ryI-oylent has decllned
la rll taufecturLog Industrles in the mrA durtng the past year. Altlorgh
Il rcLettve ter= the aerapace Lndustry is not as {ilportant to t5e I-ocal
ecotrcy a8 to thej econd.es of San Jce, Loe Aogelee, or San [iegs, the
l1nct sf sriElrote Ln aercpace has beeo a prfre canrse of the declfne in
mufecnrfug erylryrent I-u the Sm Francisco area. The Callfornia llepart-
Dot of, f,rcm BelatLons Develop -nt reports that eryloy@nt in aerospace
(rrhfch eoc(r[rasaes the electrl.ca1 equLprcnt, ordnance, instnrents, and
al-rcraft LndrstrLes) decllned by 3,ffi9 ln the ElfA betseen late 1967 and
797L. Ylthln the EUA, the econm5r of San llateo Gormt5r has been nost
affected by the cutbacte l-n defense spending ln recent years. Ery1o1rrent
Ln the autodI'le loduatry hac decll-ned l.n the la*t year becanrse of a
strlte Ln "he fal-I of 197O md lrer levels of production in response to a
dcclle la aalee. Becagee of extenslve frost dan ge to crops, which pre-
clpl'tated a shorteoed processlng aeaeon, there sere lcer l-evels of eryIoy-

-at ln tbe food processLng Lndustry during the last year. As a result of
the declAoe l.u food processLng actlvlty, tiere was a lmer 1evel of deuand
for retal. cootalners s&ich resulted l.n layoffs in the fabricated netal
tndustry. Eeeeot eryloryuent declines ln other manufacturl-ng Lndustries
such es apparel crn be attrlbuted to cutbacks in conauDer spending in
reaponae to the rmcertaln econcmlc condltions that prevail both 1oca1ly
and natlonal-ly.

frere has been a sharp decllne ln the rate of ery1o5rrent grflth in non-
-nufacturlag slnce ttre late t96ors. r-rrrlrloryment ln nonmanufacturing

lncreased by oaly 41600 betseen 1969 aud 1970, then declined by 13,2OO
workers betscen the tselvemonth perlods ending October 1970 aod October 197L.
By coqrarlom., eryloryneot grottr ln nonmanufaeturing averaged 411550 jobs a
year betreeo 1965 and 1969. Siuce L969, there have been over-all employuent
decllnes ln three oonoanufacturLng categories and mtrch lmer than typical
eryloyrent lncreases Ln several others. There was an increase in construc-
tl'oD eilplo5rnent during the latter half of the 1960ts because of a building
boo ln hlgh-rise offlce bulldtngs, hotels, motels, and the bulldlng of
the Bay Area Rapid Translt system. Ilowever, constructLon euployrnent began
to decll.ne la 1970 as many of the cornmercial- proJects rilere being completed.
the volrre of reeLdentlal uultifanily coruitruction has i-ncreased since L97O,
but has not been sufflclent to offset the decllne in con'mercial construction.
Ql.ryreut ln comrmlcations and utilities has increased moderately ln



-11 -
,recent years; however, slnce 1970 the l-ocal tranaportatLon industry has
been advereely affected by strl.kes, layoffa ln response to fewer ship-
nents of mllitary goods to Southeast Asla, and a negltglble lncrease in
trafflc and paeeenger volume at San Francisco International Airport.
Euployrent grotth in trade and senrices has decllned sharply slnce 1969
because of tlghtened consuuer ependlng in responae to concerns over
loflatlon and the uncertalnty of future trends in the national- economy.
Although e4lolment io state and l-ocal government has grern steadlly in
recent yeara' the galn since l-968 has been mostly offset by decl-Lnes ln
federal civilian enpl-oyment at the varlous defense lnstallations in the
Bay Area. Betseea August 1968 and Deceuber L97O, clvlllan enployment
at the nllltary lnstallatlons ln the HMA declined by 10rooo, reducing
defease-related clvll-lan eupJ.olment to approximately the same level as
Lu 1965, just prlor to the start of the mLlitary buil-d-up in southeast
Asla.

The lryact of the milttary in the San Francisco area stlll ls slgni-
flcant, al-though the nuobers of both uniformed nilitary personnel and
fe(e-q111-clvl!Cervlce eqployees at the varlous installations have declined
eharply ln recent years. As of June 30, L97L, the latest date for which
data were avallable, there were approximately 41r350 unlformed military
personnel ln the area, of whom 23,150 were shore-based and 181200 were
hone-ported. The home-ported personnel- are assigned to shlps and are not
ln the area most of the time. However, the base to whlch they are
asslgned is responslble for providlng the necessary services to their
dependents, lncludlng housing. Military strength in the area has declined
by nearly a third ln the last four yearsg as of June 1967, there were over
60,650 uniformed nllltary personnel stationed ln the HIIA. In addition to
th! q+_lftary Pqrsonnel, there were about 24r95O federal civll service
e@J.oy.e-es at the varioue mllitary lnstallations in the area as of June 1971,
a decLlne of 8,325 (25 percent) since December 1968.

Betseen 1965 and 1969, a perlod of rapid, sustained econouic growth,
the nuder of unempJ-oyed persons ln the San Francisco HIIA dec[lned from
641900 to 571100, and the rate of unemployment fell from 5.0 percent to
3.9 percent. Correspondlng to the economic dwnturn, there has been an
increase ln une'nPloyment in the area since L969. During the Ewelve-month
perlod endingoctober L97L, the level of unemplo)rment averaged g7r7oo (6.0
P9r99I!! qf lhg work force), compared with an average level of uneuploynent
of 70'300 (4:9 percent' of the tiork force) durlng the twelve-monrh period
endlng October L970 (see table IV). Most of the lncrease in unemployment
during the last year or so can be attributed to the slowdown in the rate
of economlc grtrrth nationally, cutbacks Ln aerospace, and cutbacks in
clvllLan eqloyment at other defense-related industries and nilitary
lnstallations in the Bay Area. Despite the recent upturn in unemployment,
the rate of unemplo)ment in the HMA at the present time is lower than in
any other of the major labor narket areas in Californla, a reflection of
the hlghly diversified character of the san Francisco economy.

Ttrere are several assurnpt.ions implicit j-n a forecast of the 1eveI of
eryloyment grorth that could reasonably be expected to occur in the San
Eranclsco area durltg L972 and 1973. The first ls that most of the
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efrployloent logeee in aerospace and defense-related actlviti-ea have already
taken place and the level of enployment ln these areas will stabiLize. A
forecagt of eopl-oyment growth also anticipates that the natlonal econmic
plcture rilL lryrove and that nost sectors of the 1ocal economy will
e-hlbtt a noderate rate of expansion by the end of the first year of the
Novenber 197L to November 1973 fotecast period. Based on these considera-
tiotra, tt la eetlnated that nonfarm wage and salary employment in the H}lA

will lncrease by an average of 20,000 to 25,000 jobs a year between
I{oveder 197!_aod Nove$er L973, with all of the galn expected to occur in
aonnanufacturlng, No lncrease in manufacturing enployuent ls expected
durlng L972 ad L973. The expansion of the uanufacturing sector during
the l"atter half of the 1960!s coul-d b e ettributed prima:l1y to increased
spendlng for aeroepace and defense-related activlties, and an increase l-n
ppcodlng io these aEeaa is not anticipated in the near-term future.
Although all of the enploSrmeot grorth in the Hl{A during the next trro years
is eryected to occur in nonmanufacturtng, the increase during the first
year of the forecast period is e:rpected to be limited smryhat by the
curreat buclaese sh@. Ao lncrease in nonmanufacturing jobs_ by an
agerage of 20,000 a year durlng the next trro years woul-d be belorc
the average gal.n of 411650 a year between 1965 and L969, but would be
falrly cqarable to average gains in norunanufacturing employment in the
fLret half of the 1960 decade.

Incre. After deductlon of federal lncome tax, the median annual
tn"ofrf-all frmllies ln the San Franclsco Hl.tA was estimated at $11,700
ae of Noveder L97L, and the nedian after-tax income of renter households
of two peraons or more ,* $9 1325. An estimated seven percent of all
fo-{lles and 13 percent of the tenant households currently earn after-tax
incoee of less than $4rO00 annually, while an estiuated 15 percent of all
fnm{l{gs and elglrt percent of the renter fa-illes receive after-tax incomes
of $201000 or more a year. See table V for dlstributions of all families
and renter households in San Francisco, Oakland, and the remainder of the
HllA by estlnated annual after-tax income.

Populatlon. The population of the San Francisco HllA w:rs estinated to
be 3116510OO persons €rs of Novenber 1, L97I, an increase of nearly 571000
(36,000 annrrally) slnce the Aprll 1970 Census. Thls was somewhat below
the average gain of 451926 persons a year that occurred in the HMA between
1960 and 1970. As sh6rn ln table VI, the population increase was greater
ln suburban Almeda County than in any of the other major HllA submarkets
between 1960 aad 1971. Populatlon grorrth since 1960 also has been signifi-
cant In Contra Costa and San l{ateo Counties. Although Marin County has
accounted for only a little more than a tenth of the total population
grtrth ln the EllA sinee l-960, this subuarket had the hlghest annual rate of
populatlon grovth (3.4 percent) between I-960 and 1971. The decline in
populatlou ln both San Francisco and Oakl-and has accelerated since Ehe mid-
1960te becanrse of decli.olog levels of new construction and increased inven-
tory lossee reaultlng fron demolltions and other removals from the inventory.

The declinlng rate of population grcnrth in the HIIA between April 1970
and Novenber L971 was the result of a decline ln both net natural increase
(excess of reeldent births over resident deaths) and net in-migration. Net
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natural increase ln the HI'IA averaged about 271750 a year during the 1960ts
but only 221500 per year between 1970 and L97L. DurLng the l-ast decade,
net natural- lncreaee decllned by nearly a third, from 331350 in 1960 to
221975 La L969. Net ln-nlgratlon ln the HMA averaged only 13,500 persons
a yeat between Aprll l-970 and Septeriber L97L, compared wLth an average of
18'L50 a yeax between 1960 arid L970. It should be noted, hor.rever, that
lncreased Job opportunltleg induced a comparatively high rate of i-n-
nlgration into the HMA durlng the mld-1960fs, and that the annual rate of
Ln-mlgration between 1970 and 1971- was substantlally less than it was
durl.ng the latter half of the L950 decade.

During the two-year forecast period, the population of the HIIA is
expected to increase by an average of 331000 persons a year to a total of
3,231,000 by November 1, L973. Al-though the l-evel of net natural increase
is expected to increase slightLy to an average of 231000 annual-ly during
the next tlf,o years, a eontlnuation of an upward trend that began in the
late 1960rs, net in-migration is expected to average only 101000_persons a
year durlng the Noveuber 1971 to November L973 forecast period. A lcrrer
rate of net i"n-migration in the HIvIA during the next two years can be attri-
buted prirnarlly to three faetors: (1) the generally unfavorable economic
condltions throughout Callfornia w111 tend to liuit in-migration from other
states durlng the near future; (2) a contj.nued decline ln military strength
in the HllA w111 result in the out-m{gration of many nilitary fa:nilies and
thelr dependents; and (3) uuch of the employment grohrth expected in the HMA
during L972 and 1973 will be from among unemployed persons already residing
i-n the HIIA. See table VI for populati-on trends in rnajor submarkets in the
HMA since 1960.

Households. There were an estlmated 1rl-16,000 households (occupied
housing unlts) in the San Francisco HI'IA as of November 1, L971, an increase
of an average of 191050 households a year since April 1970. During the
April 1960-AprlL L97O period, the number of households in the HLIA increased
by an average 2Or727 yearly. In general, the trend of household gr:ovrth has
been similar to that of population growth, although the rate of increase in
the nurnber of households has been larger because of a continued decline in
the average number of persons per household. A combination of comparatively
Icl leveIs of new construction and conti-nued net out-migration has led to a
moderate deeline in the nuuber of households in the cities of San Francisco
and Oakland since L97O.

Based on anticipated population inereases and on a continued decline
in the average household size, it is estimated that household growth in the
HIIA w111 average 181500 a year during the next two years and reach a total
of 111531000 by November 1973. As in the recent past, most of the house-
hold grovth is expected to occur in suburban Alameda County and Contra
Costa County. See table VI for household trends in the major submarkets
of the Hl,fA during rhe April 1960 to November 1973 period.

Hous Inventory. As of November 1, L97L , there were approximately
1,163, hous ts in the San Francisco HIvIA, an increase of 32,750
units, or 20,7OO a year, since April 1970 (see table VII). The net gain
resulted from the construction of 42,90O new units and the net addition of
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2r5(X) Dblle hores, less 121650 rmits rryved fro the inventory throog!
dmlltLoa, fire loss, and other oalaes. Betyeen April 1960 znd April L97O,
the hotrsrng sr4ryly in the -^ {ncreased by ,rr ayerrge of I9r375 a year-
Ecrever, rcst of that grdth (nearly 75 percent of the total) occurred
betueen f96O aod 11165, nhen there ya,s a trigh vofure of residentia1 construc-
tlon. Although approxlrately 40 percent of the HHA foouging supply is in the
citiet of San Fraucl-sco *nd Oatland, the housing inventory in theee tyo
cLties hac 6Ssoged llttle sloce 196t0 because nes residentiel construction
tat b€€o offaet by ao almst equal nrder of rmi.ts reroved frm the inver
tory tttoush doll.tlons end other canrses. Qfoanges in the f,liA housing
Luveotory b5r raJor srfirarket area are shfin in table VII.

As D8aured by buildlng permd"ts, agsr agsfdamtial. construction in the
HA dgs'l{ned eharply fro 31rO54 rmtts ln 1965 to only Ll+r7O7 in 1966, an

amual La for the 1960 decade. The decl.ine saa precipitated by restrie
tlons In the .ortgage rartet and by the crnrl&tive effects of several years
of a hrSF volrrc of ns residentlal constrrction. A noderate increase in
rha nder of rmlts auti.orized by building peralts occurred in the succee&
lag three JrGaDB, but cooatructlon activlty still- yas far be1o the levels
recorded t[ the early I95Ofs. Erever, since L969, nd construction in the
EtlA has accelerated sharply. A total of 25,543 rmits sere authorized in
1970, the hlglest aonual- total since 1955, and 331453 rmits were aurhorized
Ln the flrst ten mnths of 1971, l-ndicating that the annual total for 1971
yLll. be the hrgtest ln the EllA slnce the early I95O's.

Ihe nrder of sfnSlefmily ,'nits authorized by building pernits, vtich
averaged about 9r5OO rmLts a year betreea 1966 and L97O, trended dqrrard
througfoout mrch of the 196O decade. Ewever, a total of 141386 single-
faLly rml-ts vere pemitted 1E the first ten months of 1971, indicatirg that
the yearly total for I97L vlI1 be the highest since 1965. Although new con-
structlon rmder the FEA SectI-on 235 program has increased sharply siuce 1970,
thoae tml3s have accounted for only a sma11 proportion of the increase in
slnglefaml ly construction ln 1971. llultif*mr ly building pemit authoriza-
tlons in the EllA have increased steadily each year to a total of 161149
rmits l.n 1970 and 19,087 units in the first ten months of 1971. Alaneda
Count5r has acco',nted for more singls-famify and uultifamily construction in
the EI|A elace the nid-1960's than any other strbmarket, follcrred by Contra
Costa County. Coobined, these two counties ha/e accounted for nearly two-
thirds of the houslng units authorlzed by building permits in the HlfA since
January 1965. Trends in the nrder of housing units authorized by building
pernlts betseen 1965 and 1971 are shcrsn in table VIII. A11 ne construction
in the EdA ls in areas that require a buildlng peruit.

Bental- housl.B prowlded uoder several federal progr:urc has been par-
tial.ly respooslble for the {ncrease in mrltifzmily eonstruction in the E}tA
in receot yeara. Of the urltlfarn{ly rmits aurhorized by building permits
sLnce Jmuuy f965 (an avera,ge of L2r575 mits annually), approximately
LOr925 have been for nonsubsldl-zed rmlts and 1-1650 have been for subsidi-zed
rmits. As shan ln table Tx, the nrder of subsidized multifamily housing
rmits has rl'aen narkedly in recent years, frm only 350 an L966 to 2,669 in
l97O ad 1,951 1o the first tea months of 1971.
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There were an estlnatdd 171900 houslng units under construction in the

HllA 1n November L97L,lncludlng 31900 slngle-family units and 14,000 units
ln uultifanlly structures. Slngle-fanl1y construction activity, as well as
multifamily, Ls concentrated in Alameda and Contra Costa Counties. The
estfunates of nultlfanlly constructlon lnclude nearly Lr975 units of 1or-
rent pr.rblic housLng, and L,800 units in Sectlon 221(d)(3) BMIR and Section
236 proJects. Most of the subsldlzed multlfamily projects under construc-
tion are Located in Alaneda County and San Francisco.

Tenure. Because of the predominance of apartment construction in the
fUa aiffi-aecllnlng voh:me of slngle-famlLy construction throughout the
1960rs, the percentage of renter-oecupied households increased fron 45.6
percent in 1960 to 48.4 percent ln 1970. The San Franclsco and Alnmeda
County strbmarkets continue to have the greatest concentrations of renter
households, but the largest relative shift ln tenure during the decade
occurred l.n two other subrnarkets. Renter occupancy in Marin County
lncreased fron 33.4 percent to 39.1 percent, and ln San Mateo County from
27.6 percent to 38.8 percent (see table VII). Since the 1970 Census, there
has been a modest reversal of the shift to renter occupancy, but the pro-
portlon of renter occupancy can be expected to increase again during the
next Ewo years because of the l-arge number of rental units currently under
constructlon.

Vacancy. In Novenber L97L, there were approximately 32,400 vacant
houslng unlts in the HI,IA available for saLe or rent. Of these, 51550 were
available for sale and 261850 were for rent, equal to a homeor{ner vacancy
rate of 0.9 percent and a renter vacancy rate of 4.8 percent. The combina-
tlon of increased apartnent constructlon, pl-us a declinlng rate of house-
hold grorth has resulted ln an increase in the renter vacancy rate, which
was 4.6 percent in April- 1970. Since 1970, every subrnarket, particularly
Cootra Costa and San Mateo Counties, has had an increase in rental vacancies.
The iacrease ln the renter vacancy rate since early 1970 would have been
somewhat greater but for the fact that a large number of units authorized
by bullding permlts ln 1970 and 1971 have not been completed. The large
number of rental- uni-ts currently under construction, conbined with the lcnrer
rate of household grouth expected durlng the next two years suggests that
the nuuber of renter vacancies will continue to increase throughout most of
the two-year forecast perl"od. Table X presents vacancy trends in the HUA by
submarket area between 1960 and 1971.



Estlmat Annual D
San anclgco c

Table I

er1 71 to

N zad Houe

er 3

Alaneda County Con a Coe ta County ltarln Countv

Under
$20,ooo

22,50O
25,000
27,50O
30,000
35,000
40,000

430
770
860
820
720
620
340
240

4,800

440
580
680
440
370
410
270
2L0

3,400

40
70

260
160
300
240
280

1r 350

of tE

50
140
110
180
190
280

Salee orlce
Number

of unlts
Percentage

dlstrlbu tlon

9
L6
18
L7
15
13

7

5
100

Number
of ts

Percentage
dletrlbutlon

20
13
11
L2
I
6

100

Number

$20,000
- 22,499

24,ggg
27 ,4gg

- 29,ggg
- 34,ggg
- 39,ggg

and over
Total

San Francisco County

Perceatage
dLetrlbutlon

HIIA totalSan Mateo Countv
Number Percentage

of units distrlbution

13
L7

;
15
L2
19
20
29

r_00

8
13
r_6

L6
1_3

t4
10
10

100
1.050

;
5

19
L2
22
18
2L

I_00

5
10
l_0

35
40

100

950

Sales prlce
Number

of units
Percentage

distributlon Ntmber
of unlts

Pereentage
dlstrlbutlon

Under
$zo

22
25
27
30

$20,000
- 22,499

24,ggg
- 27,499
- 29,ggg

34,ggg
- 39,ggg

and over
Total

,000
,500
,000
,500
,000
,000
,000

870
1,390
1,660
L,665
1,370
L,520
1,075

10 r 600

35
40

5
10
10
35
40

100

ornla Houe



Alaueda County
Three

Efflclencv bedroou bedfoon bedroom

Table II

Contra Coeta County
One 1\lo Thtee

Efflclencv bedroom bedrooa bedroop

135
35
t:

-i
185

One T'wo
Efflciancv brdroom badrooa

Marln County
Throa

badrooo
TwoOneMonthly

groae rentg/

Monthly
groEg rentg/

-
20
15
IO
10

5

60

:
210
90
30
15
10
IO

365

19;
80
35
15
t:

330

30
10

5

:

a5

:
135

65
45
30
15
30

320

:
940
400
125

75
40
20
30

1,630

7g;
300
145

55
25
,:

1,365

13;
55
40
30
15
25

295

-
1,135

480
155

85
45
30
35

1,965

275
50
30
t:

j
370

Under $175
$17s - 199
200 - 224
22s - 249
250 - 274
275 - 299
300 - 324
325 - 349
350 end over

Total

:
285
240
155
115

55
55

915
140

5.760

r,250
530
225
95
50
20

2, 170

Hl{A total
Onc Tvo fhru

Efflclancv badroou btdrooa bodroon

2)285
1,900

735
370
200
130

San Mateo CountySen Francl,sco County
Tvo fhrae

bedrooo bcdroon
One Two Three

Efflclency bedrooro bedrooa bedroon
0ne

Efflclency bedroorn

2r23;
1,955

870
390
195
100

40

--lt5,E15

440
220
135

65
30
15

:
910

.
95
50
35
15

5
200

:
840
350
150

65
35
10

1,450

:
840
355
150

65
25
20

1, 455

8;
55
35
20

:
j
195

;
10
IO

5
5

40

:
90
75
45
40
35
65

350

:
175
110

75
45
35
20
35

49s

4i
30
15
10
10

:
115

$175
- L99
- 224
- 249
- 274
- 299
- 324
- 349

and over
Total

Under
917 5

200
225
250
275
300
325
350

g/ Groaa rent t8 equel to Bhelter rent plua the cost of all ut.llltlea.



Table III

Estlmated Arurual Oecupancy Potentlal for Subaldlzed llouelng
San Franclsco. Callfornla. Ilouelng llarket Area

Nove'nber 1. 1971 to Novarher 1. L973

Slze of unlt

A Faullles

I bedroon
2 bedroooe
3 bedroons
4 bedroous

Total

B. ElderLv

Efflclency
I bedroou

Total

Sectlon 235 and
236 excluslvelv

Ellglble for
both programs

Publlc houslng
ekclusivelv

600
1r170

655
325

2,75&l

2r73O
320

3,05G/

Total- potential
for both prolrams

l_,075
2,42O
1,450

755

5,700

4,045

4r8Oo

420
1,150

770
410

2,75etr1

55
100

25
20

20&l

395
205

600

920
230

1,1509/

755

a/ Estfinateg are baeed on tegular incorne Umlts.

b/ About 25 percent of these faniLies are ellgible for the rent-supplement program.

c/ A11 of thesc elderly couples and iariividual-s alsc are eltgtbl-e under ihe rent-supplement program.



1965

1.289.5

64,9
5.0"1

1966

1,333.8

58. i
4,4'./,

L,275.t

Table IV

L967

1.370.9

60 .6
4.47,

1.310.3

19 68

L.4L3,2

55.4
4,07.

Work Force. Unemplovment. and Eeploypeot bv Indualrv
San Francleco. Callfornla. Houalng Market Area

Annual Averagee. 1.965-1971
(ln thousanda)

12-mo. avcraSo endln8:ffi
19 70 19 71Work force coEponent8

Total clvlllan work force.g/

Total uneroployoent
Percent of work force

Total employoenE
Wage and salary eurployurent

Manufacturlng
Durable gooda

PrlEary [letals
Fabrlcated roetale
Nonelectrlcal nachlnery
Electrlcal oachLnery
Auto aseenrbly
Shipbulldlng
other durable good8

Nondurable goode
Cannlng and processl"ng
Other food products
Apparel
Prlnrlng
other nondurable goode

Nonuanufac turlng
Con8 tructlon
TranBp., corm,, utl1ltle8
Trade
Fln., lns. , real eatate
Servlcee
Governnent
MlneraL extrectlon

A11 other enploynen&/

19 69 19 70

L,402,2
1.259.8

204,4
104. 4
13.2

1 .39 7.0
t .254,7

201.5
102. 3
13.0

1.400.5
1.257 . 5

208.9
108. 5

13 .0
23.9

1.356 . I
1.215. 5

204.7
104 .9

12.9

202,L
103. 4

L2.7

1 .133.0
203.9
104. 1
t2.3

L,224,7
1.079.5

197.5
97 .9

18. 1
8.9
3.5

19 .6

23
15
18
10

4
19

2
5
7

3

25
9

19
35

3.713116
242

79
184
239

1
t42

108. 3
235.7

77 .8
L59,3
22L,6

1.8
L45.2

1 .460. 7L.472,5L.47L,6t.457.7

a7 ,7
6.07

3
87

70
4

7 4,6
5,LZ

1
97t

57
3

100.0
9.3

100. 4
9.7

99.8
10. 1

98.7
9.5

99,6

t2
2L
15
16

9
2

20

9
27

8
20
33

7

5
6
5
0
4

1
5
3
2
5
9
4

5
8
5
I

9
1

4
I
5

22
16
18
I
4

I9

26.
8.

19.
34,

22
16
18

9
4

19

99.8
10. 2
27

8
19
33

4
4
6
3
9

1
3
9
2

0
5

8
4
5
9

2
I
2
5

L7
19
10

4
19

25
9

19
35

23. 1
17.5
t7 ,7
8.3
3,2

19 .5

23,3
r7. 8

1. 373.0
L.232,0

189, 8
94.1
11. 8
21.8
15. 4
15. 3
8.0
3.3

18.,5
95,7

8.9
24

9
18
33

7
5
9
7

9
2

5
7

8

4
3
3
9
6
6
I

26
I

19
35

L29
256

88
205
266

1
141

6
o

4
3

99,2
9,2

25
I

19
35

0
5
6
9

882.0 929.2 966.5 1.010.8 1.048.6 1.053.2 1.055.4 L.042,2
68.1 6s.1 60.1 62,6 64,6 61.9 62,9 58.6

L27.8
244,0
96.4

22L,3
272,3

1.8
141.0

125 .0
246.9
83.1

19 4.0
255.8

1.6
L4L.7

134.9
266,0

9 3.6
215.8
27L,9

1.8
143. 1

133. 2
265,5
96.7

222.5
27L,5

1.9
L42,3

266,7
96. 5

222,3
27L.4

1.9
L42,4

9
2

6
4
3
8
3

Notes In some lnatancea, detelL doeE not add to total8 becauae of roundlng.

g/ Excludes person6 lnvolved Ln labor-manageloent dlsputes.
!/ Includes agrlcultural workere, unpald famlly workere, dotrestlc, and the self-euployed.

Source: Callfornla Departnent of Huaan Reaourceg Developoent.



Table V

Perceatage Distributioa of A11 Fanlllee and lenter Household*./
bi EBtlnated Annual After;Tar Inc6e

Saa Fraucl.eco, Californla. E6uilng llarket Area
As of Noveriber 1. 1971

A11 fanlltes

Uader
$4,000
5r0@
6,000
7,ff)O
8,000

,000
,000
,5fr)
,000
,500
,0O0

Annual lncme
ifter tax

San
Fraaciaco Oakland

$10,500

Renter hous

OakLaod

Renalnder
of HllA

6
20
15

9
7

L7

$4'
4,
5,
6,
7.
8,

000
999
999
999
999
999

7

3
4
4
6
6

5
3
3
4
5
6

8
4
4
6
6
6

11
4
6
5
6
7

$ 11,700

El.lA
Total

HUA
Total

7

18
11
L2

7

15
100

7

L7
L2

8
5

L2
100

8
16
L4

8
6

L4
100

9
L0
L2
15
L7
20

9 1999
- Lzr4gg
- L(,ggg
- L7 r4gg
- L9,999

and over
Total

Mddlan locoue $11,100

Annual income
af tax Franclsco

,000
,999
,999
,999
,999
,999

Under

9,000
L0,000
12,500
L5,000
17,500
20,000

9 1999
- L2,499
- 14Jg_e
- L7,499
- Lg,ggg

and over
Total

100

$12r2oo

of HMA

12
5
6
8
7
8

16
6
7
6
I
8

L2
5
6
I
6

10

$a
4
5
6
7
8

8
L7
11

6
5
7

fio

8
16
10

5
4
6

fr6"

7
L6
10

6
5
9

l5o

13
5
7

7

7

B

B

16
10

6
5
8

$t
5
6
7
8

000
000
000
000
000

100

$9,325Medlan lncbme $91450 $8,850

a/ gxcludeo oneperaon renter households.

Source: Estlnated by Eouslng llarket Analyete.

$9,400



Table VIII

x967 1968
Unlte in Etructureg

bv

HI.O total
Slngle fantlY
lUo to four fanl1Y
Flve or roore famllY

Alaneda CountY
Stngle fullY
lbo to four famllY
Flve or more fa'nlIy

Contra Costa County
Slngle fanllY
Two to four faml1Y
Flve or more famllY

Marln County
Slngle faullY
l\lo to four famllY
Flve or nore fanl1Y

San Franclsco CountY
Slngle famtlY
t\lo to four fanllY
Flve or more faurJ.lY

San l'lateo County
Slngle famlJ.Y
Trvo to four famllY
Flve or roore famllY

1970

25.543
9,394

1969

21.143
9 r566

1965

L0 .762 5,220.
-T361 3.248 tl8+8 iittt

Lf,lj.sl

33.453
14r386

12.817
6 t7t5

31,054
L4,235

1966

L4.707
9,031
L,446
4,230

614
1,358

4.111
3rL42

15.600
81662

20.r7L
10 r901

1r597
8,073

567
31722

376
877

4,028
L2,79L

1r633
5,305

2r45t
9 tL24

624
4 1003

1,167
2 ,310

L27
572

285
1,051

250
1, 188

2,100
11,049

633
4,689

979
3r575

101
369

220
1,307

167
4 ,109

21478
16 ,589

635
5 1447

1,143
4 1047

10.276
4 1954

8.554
41027

1 ,636
4,465

7 .927
4 1457

809
2r66L

2,290
1,733

L46
411

3.398
397
524

2,477

6,677
2 1987

913
2 1777

347
622

1,603
935

86
582

L,452
279
188
985

604
21204

4.899
3r166

409
L1324

L24
2L4

L.270
111
zLL
948

285
615

84
1,215

2.992
149
262

2,581

5.789
2rL36

354
3 t299

375
L1443

223
1,556

5.383 6,347
r,130 2,870

6.732 9 .20!
T-J7a 4,018

1.138 L,527
800 996

1 .630 1.304 ?.8_47E as+ 1,348
56

475

r"tt8 ry ffi
2.32L
L1427

211
683

2.675 3.415
TJT' 1,636

3.099 5.1q0
T;66=f L,284

Note: The tabre lncludee both subsldtzed and nonEubeldlzed houelng unlte, gl Flrat t'an monthi'

sourceg: u. s. Bureau of the ceneus, congtructlon Reporta c-40 and c-42, and san Eranclcco Ftcld Offlcer

U. S. DePartment of Commerce.
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Table IX

onofN sLdized and

Annual T r_965 -
San

Multlf
Aree

Tvpe o-f ltgn*ing L965

16 ,819

L6,028

79L

707
t:

L966

5,676

5,326

350

L96?,

6,938

4,895

2.043

L26
1,515

l_968

9,674

8,284

l-,386

L,076
270

L969

LL.577

9 ,430

12,L47

1,502
227
418

r_9 70

L6,149

13,480

2,669

531
204

L,934

Ls7Lill

D,ool
17 ,l-16

1.951

LrL29
32

790

HMA total

NoneubeLdizd"l

Subsldtzed

Publlc /4r#-rent houstng L/
Secti-or rt-t(d)(3) BMIR
SectLot. 7.'19
SectLor, y12

530

40402

al Flrgt ren ry/rths.

b/ Includes tr,rrlslng developed under the Turnkey program.

Sources: U. il, Bureau of the Census, Constructlon Reports C-40 and C'42, and estlmates by
Horru itrg Market Analysts.



LeX

Area and date

As

Total

0thrr
vtcant
uuttd/

HllA total
Aprl1 1,1960
Aprl1 1, 1970
Novrmber L, L97L

Alaneda County
Aprll 1, 1960
Aprll 1, 1970
Novenber 1, 1971

Contra Coeta County
Aprll 1, 1960
Aprl1 1, L970
Novenber 1, 1971

Marin County
Aprtl 1, 1960
Aprll 1,1970
Novenber L, L97L

San Francteco County
Aprll 1, 1950
Aprll 1, 1970
November 1, L97L

San Mateo County
Aprll 1, 1960
Aprll 1, 1970
Novenber 1, 1971-

Total
vacant
unlte

51,913
44,387
47,000

L4 1945
L4 1673
15,300

5,372
3,635
3,700

18,584
L5 1228
15 ,600

591
418
000

34
30
32

10 ,816
10 ,823
11,250

,868
,57L
,700

L4,253
10,575
10,700

2,L75
1,978
2,150

307
077
225

256
148
550

605
440
475

,

21353
2 r573
3,300

Lt253
1,131
L1225

13,516
9r855

10,000

2,45L
2,749
3 1225

17 r433
14,086
14,600

504
064
000

6,5
4,6
4.8

1.3
0.9
0.9

480
301
400

6.3
4.8
4.8

8
I
9

6.8
4,6
5,4

660
650
525

7,9
4.1
4,4

2

7

1

6
3
4

6,
5,
),

1
1
I

224
153
850

64L
845
100

,

28
25
26

1.3
1,0
1.1

5
9
0

2,0
1.1
1.1

7

7

7

L,4
0.8
0.9

L29
850
050

)

I

4
3
4

2r76L
1r783
1,875

3
2
2

4
4
4

,42L
,433

6
5
6

6,
5,
6,

,
t
,

3
3
4

I
1
1

1
0
1

0
0
0

040

3r883
31682
4,225

737
720
700

L1432
933

1,000

331
653
900

6.6
4,7
4.8

2 f708
1 ,736
1r775

g/ Includee dllepldated unlta, unlt! r€atld or .old and awaltlng occuD.ncy, vtclnt tartoul urdl., unltt h.ld
off the DEket, and vacent unlts h.ld for ul8r.tory t{orkcrt,

Sourcee: 1960 and 1970 from U. S. CeneuEee of HousLng, 1971 estlneted by Houelng Market Analyrtr.
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